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18.810.010Intent.

1 Intent adapted froml8.19B/C200, Hillside Sitesvith minor revisionsfor clarity.

A. Intent. Hillsides areessential to the character of Issaquahd gowth in Issaqualwill often involve
development orsloped sitesThe forested hillsidesurrounding Central Issaqualrve important scenic and
ecologicafunctionsandare a source ofarbon sequestratioto mitigate climate changeMC 18.802.180
Steep slope hazard areas developmennsiards,addresses protection afteep slopes of 40% or mor€his
chapterintendsto provide protection anadlevelopment mitigation for sloped sitd®tween 15% and 44,
or those above 40% that are exempt from steep slope hazard area development starifésathapter
intendsto minimizenatural hazard and visual impacts caused Bisturbances tdillsides by requiring
development thatrespectsnaturallandformsandpreservesntact forests. This chaptealsoestablishes
standards for the careful use oétaining walls.To achieve taseintents, this chapter addresses the
following topics:
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1. Site and building design on forested hillside sites;

2. Street and access design on hillside sites;

3. Design and placememff retaining wals;

4. Management ofjrading to avoigxcessive cuts and filland

5. Preservation of hillsides while allowiagpropriate development.

B. Piiorities for protection. Protecting hillside sites requires balancing sevsoahetimesompeting priorities.
Applicants must carefully consider each of the following values the City holds for hillside development when
preparing development proposals:

1. To preservearees and forested areas
2. To maintain naturasite characteristics and to minimizeewi impacts from development;

3. To allow an appropriate level of developmegenerally avoiding intensive development of forested
hillsides, while allowing sloped sites in Central Issaquah to develop with more intensity

To minimize foresfragmentationand retain existing stands of trees
To ensuraetaining walls do not dominate the streetscape;

Toavoid heavy reggrading that would require many truck trips during construction; and

N o s

Toensure a connected network of paths, trailedesafe street crossings.
18.810.020 Applicability

1 The followingapplicability standard anedxception is new and proposédr clarity.

A. Thestandarddn this chapter are applicable &l developmentactivitiesthat require ground disturbanceo
slopes 15%o0r greaterwith avertical rise of 10 feedr greater Slopes 15% or greater with less than 10 feet
of vertical elevation gain are exempt from the standards in this chapter

Figure18.810.020

10’ vertical rise

! 66.67' run ‘

15% slope with a 10’ vertical rise. 15% and greater slopes with less than 10’
vertical rise are exempt from the standards in the chapter.

B. Subdivision activitiedividinglots with an average slope of 158t greaterare subject to IMC 1810..050
Subdivision of Hiside Sites.
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i The provision below is intended to address engineered slopes greater than 40% that may be exempt om
Critical Areas regs.

C. Development orslopes greater than 40%limited underIMC18.802180, Steep Slopekowever,any
development orslopes greater than4d0% thatare exempt fromsaidSteep Slopesegulations must comply
with this chapter

D. Transfer of Development Rits (TDRsjtandards may also be uséal preserve forested hillsides p&viC
18.806.

18.810.(0 Measurementand Mapping

i This is a new section identifying acceptable methods of measuring and determining whether a site me 3ts
the applicability criteriaSlope measurement mirrors that defined in the Critical Areas Code for Steep S Jpes
for consistency.

A. Applicans mustprovide a site topographisurveyto better definethe site's slope conditions

B. The slopeis measuredby establishing its toe and top and measured by averaging the inclination over at
least 10 feebf vertical relief

=l @

The average formula may be colfidated under Subdivisions in the next phaskew graphics will be added
to this section in the next draft.
C. Average slopefor the purpose of subdivisionis, measured as
S =0.00229(C (L)) / (A
1. Where
a. S = Average sloms apercentage

b. C= Contour intervafin feet). The contour interval is the different in elevation between contour
lines.

c. L =Total length of all contour lines on thmarcel (in feet)
d. A = Areaf subject parcelif square feex

2. Contourintervals and length of contour lines must be calculated using a topographic map having a scale
of not less than one inch equals 200 feet and a contour interval of not more than five feet.

[Placeholder Image]
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Slope calculation

S = .00229(1)(L)/A

excludes right-of-way Right-of-
€ b S = Average Slope
Front lot kne
| B R i e et gl | A = Subject Area (in acres)
. -
! ~— — ] L =Total Length of All Contour Lines
L 5 Within Subject Area
v sore. | ! :
Front f’db“k | = I = Contour Interval (difference in
“‘d"“'m applies | | Depth elevation between contour lines)
where daverage '
natural slope of‘ﬁ ‘ " Maximum 5 ft. intervals
the area within 50 : l
ft of front lot line [
is more than 20% - | KEY
| Contour Line & Property Line
i === LotLine

Lot Width

B Building Footprint

D. Building height on slopes must be tieeasured as the vertical distance from the existing grade of the site to
an imaginary plane located at the allowed number of feet above and parallel to the gradenaximum
allowable buildingnaynot be modified usin@verage grade or averaging of building heights.

Figure 18.81®M30.C Measuring Max Building Height

Max he'\g’hi# -

Existing grade

18.810040Alternative Compliance Optiosito Achieve Protection Priorities

i This section is newmaterial It involves some processlated standards in@dition to review criteria. The
goal is to allow "structured flexibility* recognizing that certain sites may not be able to fully comply due o

tradeoffs and conflicts.

Intent. This chapter contains important standards to protect forested hillside anthounity character from

impacts of development. Yet there are times when allowing flexibility in how the code is applied can lead to
better results for the environment and the community. For example, in some cases, a deeper cut or taller
wall can lead to gpater tree preservation than a series of shorter, terraced walls. Some examples of
development tradeoffs are shown below in Figure 18.240.A Protection Priorities an€omplying with

the StandardsThese types of tradeoffs do not apply to all projetdssor development proposals. This
section is intended to provide a process for Applicants to explore options for achieving greater overall
benefits to forested hillside sites through flexibility with certain standards.
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Figure 18.81@M40.AProtection Prorities andComplying with the Standards

el L

Existing Smaller disturbed area, with a deeper cut

Terraced, low walls and shallower cuts, Road access, but a deeper cut required
less tree preservation to preserve trees. Applies to Central
Issaquah.

B. Applicability. The following flexibility allowances apply only to developments that meet the following
criteria:

1. The development otherwise must comply with this chapter per IMC 18.810.020 Applicability;

2. The project site is either located in Central Issaquatootains and maintaingver51% tree canopy
coverage.

3. Requested deviations are only allowidm wall haght, terracing, or grading standards of this chapter
C. Procedure.
1. A presubmittal meeting is required, see IMC 18220, ProceduresPreapplication staff meeting

2. Submittal requirements. The applicant must subalitinformation required by the mostcrent
submittal requirements published by the Permit Ceriteadvance of the meeting.

D. Review Process. The requested alternative compliance options will be reviewed with other technical project
areas per IMC 1804.300, Department review and staff repoetnd 18.204.320, Decisiohe
decisionmakemayapprove, deny, or approve with conditions the alternative compliance ogtiahbest
satisfies the Approval Criteria beloW an alternative compliance option is not approved, the project must
meet the standards of this chapter without modification.

E. Approval Criteria. Alternative flexible compliance requests must only be approved when:
1. The request is made following the procedures set forth in subsection B of this section

2. The proposal better achieves thearall priorities of this chapter, as outlined in 18.8000.8 Priority
Criterig

The proposal complies with IMC 188Tree Preservatigrand

The proposal balances one or more competing intents of this. Title
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18.810.050 Subdivisionof Hillside Sites

1 This sectioris newmaterial.
A. The intent of this section is to retain the natural features of hillsidesby minimizing impacts ofiew
subdivisiorand development

B. The standards in this section apply to the subdivision of a site withol%freater average slopes.
Subdivision permitting and procedures are defined under @&.Subdivisions.

1. Tree preservation and landscape vegetation standards are requirechgpeters 18.812, Tree
Preservation and 18.610, Landscaping.

C. Subdivision Desigisubdivisions of sites with 1586 greater slopes are required to meet the following
criteria.

1. A site proposed for subdivision must be divided into parcels of similar slope.

=l @

Following standaris new materiabn driveway access adapted frqmeer city research

2. Each lot with slopewith 15%or greatermust demonstrate

a. provisionof feasible driveway access to a future residence not to exceed 1§¥6vide other means
for meeting emergency access and fire protectiequirements

b.and feasibility of construction of a residence on the lot through a design consistent with th
standards of this code.

3. Shared driveway access and private roads may be utilized where significant reduction of grading can be

accomplished compared to separate driveway access for each individual lot.
All sites have a buildable area given maxm disturbance areaper 18.810.060.BDisturbance Limits
4. Desig buildingsites to maximize uninterrupted forested araadopen spacdocation.

Roadwaysnust be designed to follow the standardsli@.810.00, Street and Access Design Standards
1 Following standarslare new material adapted from peer city research

6. Parcels must be located and configured to minimizeaimount of grading needed for site development
and access

a. Buildinglocationsmustminimizehillsidedisturbance Asshown inin Figure 18.81@50.C.6,
Subdivision Design to Preserve Hillsides
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Figure 18.81@M50.C.6Subdivision Design to Preserve Hillsides
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Subdivision site design ignores Subdivision site design with
natural hillside. Development building sites outside of natural
activity on the grade. hillside. Hillside preserved.

B Natural hillside contours
Il Building footprints

NO SCALE

b. For siteson hillsides, subdivisioapplications may use clustering teduce or avoid development on
slopes.

I NI AYREBSEL2LIYSYyd {dF yRIFNRA
18.810060 Site Desigron Hillsides

i This sectioradaptsUD 1.2.1, Hillsides and Sloped Sites and 18.19B/C.200 on hillside developmentint e
Talus / Issaquah Highlands replacement regulations. Standards across Talus/Highlandgraht®an
Design Manual practically identical in application and thresholds.

el @

The following standards are mostly identical acrdgs1.2.1 Hillsides and Sloped Sites and 18.19B/C.20(
Hillside sites.

The intent section is new material.

=l @

A. The standards ithis section intend to
1. Preserve and maintain existirgrades and hillsides;
2. Minimize forest fragmentationand

3. Limitdevelopmentdisturbance to natural vegetation on slopes and hillsides

=l @

The following standard on lot disturbances is a new approach.

B. Site Design Standards
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The following standard was adapted from 18.19B/C,ZG0us/Issaquah Highlands Replacement Regulat ns
on Hillside Sites.

[l @

1. dte accessbuilding placement, and other sitedturedesigns mustollow natural contoursand blend
into site's natural contetx

i Following standards on declssnew materialadapted from Glendale, CA Hillside Design Guidelines
2. Decks must terrace with the hillside
i The following standard was adapted from18.19B/C.200, Talus/Issaquah Highlands Replacement Reg lations

on Hillside Sites. The existing standard adapted to encourage screening to achieve greater hillside
protection rather than development on the slopecdkea.

3. Buildings may not interrupt natural ridgelinesxcept in circumstances where buildings at the top of the
grade would preserve more of the natural hillside.

a. If siting a structure at the top of a grade, the applicant must screen the structure vesja¢ation or
trees to ensure the ridgeline is uninterrupted lowildingsilhouetted as shown in Figure
18.810060.C
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Figure 18.81@M60.CSilhouetting Structures and Screening

Prohibited. Structure inter-
rupts the natural ridgeline.

Allowed. Structure does
not interrupt the natural
- ridgeline.

Allowed with screening
and preserving the
natural grade.

NO SCALE. Does not depict the same site in all examples.

18.810070 Streets and Acced3esignStandardson Hillsides

i This sections newmaterial, adapting graphics and code language from Glendale, CA's Hillside Design
Guidelinesin the next phase to consolidate the draft code, staff will evaluate the proper location for thi
code section.

A. Location.Roadwaysnustfollow natural contoursnstead of being cut through landforms. Natural
features, such as ridges, rock outcroppings, groves of trees, or ripariannausabe
preserved.
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1 The following graphics are

Figure 18.810.07®oadways and Natural Grades

Allowed:
Roadway following
natural contours

S —

~___ Road follows Road avoids cuts
contours and follows
contours

e —— Prohibited:
Roadway regrad-

ing disregards

M natural contours

Mass regrade to Road cuts into
maintain straight the grade,
roadway ignores contours

NO SCALE

B. Whereroadway cuts are necessary, they mhstmade as natural appearing as possible, as exemplified in
Figure 18.810.060.@, Cuts and Roadway Design.
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Figure 18.81@70. Roadway Cuts

Slope able to support
landscaping

Natural appearing

sIope\

Allowed: Natural appearing slope post road grading

Slope straight and

Unnatural notch engineered. Unable to
maintained landscape \

NO SCALE Prohibited: Unnatural appearing slope post road grading

C. RoadwaysWhen a wall is needed adjacent to a roadway or sidewatgiRngwalls or landscapedib
wallsare required, rather thamanufactured slopes, as shown in Figure 18.810.090.F, Retaining Walls
Adjacent to Roadway3he retaining walbr crib wall must be no taller than six feet amiist meet the
standards in 18.81@00.The landscaping must be designed to not interfere with sightlines, sidewalk access,

or roads.
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Figure 18.810.090.F Retaining Walls Adjacent to Roadways

Cascading landscaping on a
retaining wall <6’ tall.

Allowed: Natural appearing slope post Allowed: Cribwall used as a retaining
road grading. Landscaping may not wall with landscaping.
obstruct sidewalk, sightlines, or roads.

Manufactured slope

Prohibited: Unnatural or manufactured Prohibited: >10’ retaining wall
appearing slope post road grading adjacent to pedestrian walkway
NO SCALE

D. To mininize grading, ofstreet parking may be provided fibays' rather thancontinuous parallel parking
along the street, as shown in in Figure 18.810.070, Pa8diaitson Hillsides.

18.810070.DOnN-StreetParkingStallson Hillsides

Grading minimized through
design, rather than a continuous
line of parking

// \’\ \ -

NO SCALE
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18.810080 Building Desigron Hillsides

i Intent adapted from UD 1.2.1, Hillsides and Sloped Sites

A. The standards in this section intend to:

1. Minimizebuildingrelated disturbance to hillsidesnd

2. Mitigate thevisual effects of development through vegetation and sciegn
B. BuildingDesignStandards

i Following standard adaptefdtom UD1.2.1, Hillsides and Sloped Sites

1. Buildings facades must use natural materials or colors that blend with the surrounding natural
environment and hillside.
Building foundation walland lowe elevationsmust be screened usingndscaping

3. Developments mustaduce the visual impact of development bitisidesites throughmassing
Examples include:

a. Stepping foundations and rooflinssich that the building follows the natural grades shownri
Figure 18.810.080.B.3.a, Roofline and Foundations Stepping Up the Grade.

Figure 18.810.080.B.3Roofline and Foundations Stepping Up the Grade

Building massing

/ stepping up the grade

I Existing grade

|:| Building Mass
NO SCALE

1 The following strategies were adapted from the City of Chelan, Hillside Development and Siesidards.

b. Stepping the building down a slope so that views are unincumbered from the top of g gsade
shownin Figure 18.810.080.Bt8.StepDown Building Massing
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Figure 18.810.08®.3.bStepDown Building Massing

Building mass steps

/ down from the grade

I Existing grade
[ ] Building Mass
NO SCALE

18.810090 Grading

i New intentmaterialadded

A. The standards in this section intendnnimize disturbance to existing and natural grades and encourage
development thattcomplements the surrounding grade.

=l @

Following standard adapted from City of Chelan's HillBideelopment g&andards

B. Mass regrading of parcels to create flat building sites is prohibasdhown in Figure 18.810.090.D
Minimizing Cut and Fill

i Following code standards adapted fras 1.2.1, Hillsides and Sloped Sites

C. A geotechincal repomnust show how gadingdesignmaintains as much of the natural vegetation and
contouring as possiblé&xposed cuts and fillaustbe minimized, and final grading recontoured and
landscaped to blend into the site and appear natural.

=l @

The cut depth was reduced from 1%feo 10 in UD 1.2.1, Hillside and Slope Sites standards based on ¢ larity
Engineering's recommendation.

D. Changes to the natural grades (cut or fillustnot be more thanlOfeet.
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Figure 18.81@90.D Minimizing Cut and Fill

1 Following standards adaptedoim Talus / Highland$9.19B/C200. The current text across both Talus and
Highlands sections is identic&xamples provided for standard, D, on straight slopes and blending newl
added.

E. Straight, engineered, unnatural appearing slopes, walls, and/or &apgsare not allowedsrades and
landscapanust blend with the surroundings, including natural open space when preBaatnples of
blending with the surrounding includeaintaining native and existing vegetation, soils, aniating or
complementing nearby slopes

18.810100 Retaining Walls

i The following intent is newnaterial

A. The standards in this section intend to ensungreservation of existing gradendlimiting the visual impact
of retaining walls

B. Standards Applicable to Allses.

[k

Following standards adapted froi8.07.110 Accessory structure®Jninhabitable.

1. Retaining walls or rockeries over four feet in height at any point require a Building Pefaight is
measured from the bottom of the footing to the top of the wall
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